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1. 


SUMMARY 


This  submission  by  the  Urban  Development  Institute,  which  is  an  association 
of  land  and  property  developers  and  of  consultants  in  related  fields  with 
a  particular  and  long  term  interest  in  the  provision  of  housing,  is  in 
response  to  the  C.O.L.U.C.'s  invitation  to  comment  on  its  report  of 
December  1974. 

The  U.D.I.  commends  the  Government  on  its  decision  to  commission  the  work 
carried  out  by  the  task  force  and  supports  the  production  of  a  plan  for 
the  C.O.L.U.C.  region  provided  that: 

a)  It  is  founded  upon  a  demonstrated  understanding  of  pervading  market 
forces. 

b)  It  is  conceived  in  full  co-operation  with  representatives  of  local 
municipalities  and  private  industry  (in  addition  to  the  Province  and 
regional  governments). 

c)  It  includes  feasible  targets  which  can  be  demonstrated  to  lie  within 
the  financial  capabilities  of 

i)  The  public  sector 

ii)  The  private  sector 

d)  It  is  a  plan  to  which  government,  at  all  levels,  can  and  will  be  faith¬ 
fully  committed. 

e)  It  is  clearly  shown  that  its  attainment  will  improve  the  overall  social 
and  economic  welfare  of  our  citizens. 


2. 


In  evaluating  the  report  against  these  criteria  we  consider  that  it 

suffers  from  a  number  of  important  shortcomings: 

a)  Since  private  industry  will  figure  very  largely  in  the  implementation 
of  any  plan  it  should  have  been  formulated  in  co-operation  with  the 
private  sector. 

b)  The  Private  Sector  has  invested  heavily  on  the  basis  of  T.C.R.,  which 
has  effectively  been  Government  policy  for  half  a  decade.  These 
investments  should  not  be  arbitrarily  and/or  unilaterally  obliterated 
or  jeopardized. 

Notwithstanding  the  comments  on  investments  it  is  believed  that  the 
T.C.R.  Concept  should  be  reviewed  in  the  light  of  events  since  1970 
and  current  circumstances. 

c)  Some  apparent  inconsistencies  between  recent  government  actions  and  the 
T.C.R.  concept  have  been  recognized  iin  the  report  but  others  have  not.  Some 
questions  respecting  the  viability  of  the  T.C.R.  concept  need  investigation. 

d)  Trade-offs  between  long  term  goals  and  short  term  objectives  need  much 
more  consideration. 

e)  Much  background  data  upon  which  the  C.O.L.U.C.  report  is  founded  is  not 
presented  and  should  be.  Unless  it  is  such  matters  as  the  feasibility 
of  the  whole  plan  can  legitimately  be  questioned.  We  believe  that  the 
plan  must  not  only  be  viable  but  be  demonstratably  so. 

f)  There  are  a  number  of  points  in  the  report  that  need  clarification. 


3. 


g)  The  provision  of  housing,  which  must  be  a  major  concern  to  the 
Government,  is  not  given  sufficient  attention  in  the  report.  The 
U.D.I.  believes  that  it  is  essential  for  the  Province,  in  conjunction 
with  the  Federal  government  and  municipal ities , plus  private  industry 
to  formulate  and  publish  a  viable  housing  policy  and  program  for  the 
C.O.L.U.C.  region. 

h)  The  report  implies  the  curtailment  of  development  to  the  west  of  Metro 
and  its  encouragement  to  the  east.  While  the  latter  is  not  questioned 
it  is  critical  that  development  not  be  constrained  to  the  west  and 
north  in  areas  where  development  is  considered  a  long  term  goal. 

i)  The  imaginative  use  of  private  capital  in  conjunction  with  public  monies 
does  not  seem  to  be  contemplated  in  the  report.  If  there  is  to  be  a 
partnership  between  the  public  and  private  sectors  appropriate  financial 
arrangements  must  be  made  to  implement  the  plan. 

j)  If  agricultural  land  is  to  be  preserved  then  it  must  be  effectively  used. 
The  report  does  not  address  the  problem  of  unused  and  underused  agri¬ 
cultural  land  or  the  widespread  problem  of  rural  "consents". 

k)  No  evidence  is  produced  to  support  any  particular  target  population  or 
that  a  well  planned  etc.  urban  system  cannot  provide  an  exciting, 
sympathetic  and  economic  environment. 

l)  If  any  plan  for  the  C.O.L.U.C.  region  is  to  be  implemented  successfully 
the  constituent  municipalities  must  permit  development  and  live  up  to 
minimum  housing  production  targets.  The  report  does  not  really  come  to 
grips  with  this  problem  or  put  forward  solutions  therefore. 


4. 


The  U.D.I.  urges  the  Government  to  adopt  two  basic  policies 

1)  That  development  be  permitted  wherever  it  is  contemplated  in  the 
long  term  goals  for  the  region. 

2)  That  problems  should  be  solved  and  not  used  as  an  excuse  for  inactivity 
or  as  road  blocks  to  prevent  development. 


5. 


1.  INTRODUCTION 

This  submission  by  the  Urban  Development  Institute  (Ontario)  is  in  response 
to  the  invitation  of  the  Central  Ontario  Lakeshore  Urban  Complex  Task  Force 
for  comments  upon  its  report  of  December,  1974. 

The  U.D.I.  is  an  association  of  land  and  property  developers  and  of  consultants 
in  related  fields,  with  a  particular  and  long-term  interest  in  the  provision  of 
adequate  housing  for  the  citizens  of  Ontario,  both  in  terms  of  numbers  of  units 
and  in  their  cost.  Since  the  C.O.L.U.C.  region  represents  the  major  concentra¬ 
tion  of  economic  activity  and  population  within  the  Province,  the  task  force's 
report  is  regarded  as  being  of  major  concern  to  the  citizens  of  Ontario,  within 
and  outside  the  region,  and,  also,  to  our  members,  especially  the  large  number 
who  have  made  a  substantial  long-term  commitment  to  urban  development  in  the  area. 

This  submission  is  intended  to  assist  the  Province  in  its  future  planning  for 
the  C.O.L.U.C.  region  and,  especially  in  its  deliberations  on  the  role  which 
the  task  force's  report  and  the  Toronto-Centred  Region  Concept  might  play  in 
this  regard.  We  sincerely  hope  that  this  will  prove  to  be  but  the  first 
statement  on  the  C.O.L.U.C.  report  as  the  precursor  of  a  continuing  and 
fruitful  dialogue  between  our  industry  and  government,  at  all  levels,  on  the 
development  of  a  desirable  and  viable  structure  plan  for  the  area  to  which 
government  and  private  industry  can,  then,  work  in  co-operation  to  achieve. 


2.  OVERVIEW 

We  commend  the  provincial  government  on  its  decision  to  commission  this  task 
force  with  its  mandate  to  refine  the  T.C.R.  concept  into  a  plan  with  greater 
definition  and  a  firmer  strategy  of  implementation  than  that  provided  in  the 
T.C.R.  concept. 


6. 


It  will  be  remembered  that  in  September  1970  the  U.D.I.  prepared  a 
comprehensive  brief  entitled  "Submission  to  the  Government  of  Ontario 
on  Design  for  Development  The  Toronto-Centred  Region".  It  considers 
that,  notwithstanding  the  passage  of  time,  many  of  the  comments  plus 
suggestions  contained  therein  are  still  valid. 

We  fully  recognize  that  the  provincial  government  has  the  legal  right 
and  political  imperative  to  produce  a  structure  plan,  plus  related 
policies  for  implementation,  for  this  or  any  other  part  of  the  Province. 

We  fully  support  the  production  of  a  plan  for  the  C.O.L.U.C.  region 
provided  that: 

a)  It  is  founded  upon  a  demonstrated  understanding  of  pervading 
market  forces. 

b)  It  is  conceived  in  full  co-operation  with  representatives  of  local 
municipalities  and  private  industry  (in  addition  to  the  Province 
and  regional  governments). 

c)  It  includes  feasible  targets  which  can  be  demonstrated  to  lie  within 
the  financial  capabilities  of 

i)  The  public  sector 

ii)  The  private  sector 

d)  It  is  a  plan  to  which  government,  at  all  levels,  can  and  will  be  faith¬ 
fully  committed. 


e) 


It  is  clearly  shown  that  its  attainment  will  improve  the  overall 
social  and  economic  welfare  of  our  citizens. 


7. 


However,  in  evaluating  the  report  against  these  criteria,  we  consider  that  it 
suffers  from  a  number  of  important  shortcomings.  In  particular,  we  feel  that, 
since  the  attainment  of  these  or  any  other  'mature  state  preferences'  and 
interim  stages  population  and  employment  distributions  will  be  largely 
accomplished  by  private  industry,  the  task  force  should  have  worked  in  close 
co-operation  with  representatives  of  the  private  sector  from  the  outset.  While 
the  opportunity  of  commenting  upon  the  report  is  appreciated,  it  is  strongly 
felt  that  the  inclusion  of  such  representation  would  have  resulted  in  a  plan 
which  was  more  sensitive  to  the  constraints  faced  by  private  industry.  And, 
possibly,  also  in  the  production  of  a  plan  which  representatives  of  the 
private  sector,  such  as  ourselves,  might  have  been  able  to  formally 
agree  as  desirable  for  our  member  companies  to  work  toward.  We  also  regard  as 
unfortunate  the  non-representation  of  the  area  municipalities  who,  in  the 
last  regard,  will  be  ultimately  responsible  for  much  of  the  implementation 
of  such  a  plan. 

We  would,  therefore,  respectfully  recommend  that  the  provincial  government 
work  closely  with  the  private  sector  and  the  area  municipalities  when 
reviewing  the  C.O.L.U.C.  report  and  in  deciding  the  future  planning  strategy 
for  the  region,  in  particular  the  fundamental  consideration  of  whether  to 
reaffirm  or  abandon  the  Toronto-Centred  Region  policies.  In  recommending  this, 
we  fully  recognize  that  the  ultimate  responsibi 1 ity  for  the  production  of  any 
regional  plan  rightfully  remains  with  the  provincial  government. 

We  believe  that  it  is  important  for  the  Province  to  appreciate  that  the 
private  sector  invested  very  heavily  on  the  basis  of  the  T.C.R.  Concept, 
which  was  effectively  government  policy  for  about  half  a  decade.  Indeed  the 
government  itself  has  expended  substantial  sums  of  public  funds  on  the  basis 
of  the  concept.  It  should  not  therefore,  we  strongly  believe,  be  modified 
or  abandoned  without  the  fullest  consultation  with  those  who  have  relied 
on  its  content. 


8. 


We  note,  paranthetical ly ,  that  the  C.O.L.U.C.  report  covers  a  geographic 
area  which  is  substantially  smaller  than  that  embraced  by  the  T.C.R. 

Concept.  The  population  in  areas  between  the  two  limits  may  thus  feel 
themselves  to  exist  in  something  of  a  vacuum  in  the  absence  of  any  state¬ 
ment  by  the  government  in  respect  of  that  land.  We  believe  that  some 
definitive  statement  about  these  areas  should  be  made  so  that  Municipalities 
and  individuals  may  be  apprised  of  their  situation  and  not  left  in  a  state 
of  hiatus. 


3.  DETAILED  ISSUES 

Beyond  our  general  comment  on  the  task  force  report,  we  would  like  to 
state  a  number  of  more  specific  criticisms  and,  we  hope,  put  forward 
constructive  comments  on  the  courses  of  action  which  the  Province  might, 
and  perhaps  should,  take  as  part  of  the  continuing  refinement  of  a  structure 
plan  for  the  C.O.L.U.C.  region. 

a)  Relationship  to  T.C.R. 

While  providing  some  review  of  the  level  of  Provincial  adherence  to 
the  T.C.R.  concept,  the  report  contains  no  evaluation  of  the  concept 
itself.  This  is  not  intended  as  a  criticism  of  the  task  force  since 
it  was  apparently  instructed  to  proceed  within  the  constraints  of 
existing  provincial  policies  relating  to  T.C.R.  and  to  ignore  the 
development  of  possible  alternative  concepts.  We  feel,  however,  that 


9. 


the  starting  point  for  the  attempt  to  develop  the  regional  structure 
plan  still  one  stage  further,  should  have  been  a  thorough  review  of 
the  T.C.R.  concept.  This  is  particularly  so  since  the  T.C.R.  Concept  has 
now  been  government  policy  for  approximately  5  years  and  should,  in  any 
event,  be  subject  to  periodic  evaluation  and  monitoring. 

The  task  force  makes  an  important  contribution  by  recognizing  apparent 
inconsistencies*  between  recent  provincial  actions  and  the  T.C.R.  concept. 
However,  it  does  not  appear  to  consider  the  possibility  that  the  T.C.R. 
Concept  has  not  been  fully  implemented  because: 

i)  it  does  not  represent  an  appropriate  or  viable  structure  plan 
for  the  Province  or 

ii)  because  its  implementation  may  require  a  financial  commitment  which 
the  provincial  government  is  unable  to  provide. 

The  apparent  contradictions  between  the  T.C.R.  Concept  and  such  recent 
government  initiatives  as  the  designation  of  Housing  Action  Areas  also 
raises  the  important  issue  of  the  trade-offs  which  must  be  made  when, 
because  of  undesirable  situations,  long-term  and  short-term  planning  goals 
are  found  to  be  incompatible.  This  dilemma  would  likely  be  encountered 
several  times  before  the  targets  in  C.O.L.U.C.  were  attained,  if  the 
report  were  implemented.  The  examples  of  recent  years  serve  to 
demonstrate  the  need  for  a  policy  transition  period  which  is  sensitive 
to  ensuring  that  short-term  problems  do  not  result  from  the  imple¬ 
mentation  of  policies  geared  to  long-term  goals.  Indeed,  we  suggest 
that  some  long-term  objectives  may  have  to  be  modified  in  order  to 
alleviate  immediate  problems.  But  the  possibility  of  realizing  long¬ 
term  goals  need  not  be  totally  compromised  by  such  actions.  We  believe 


*  See  Appendix  'A 
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that  the  whole  issue  of  short  and  long-term  objectives  and  the 
criteria  for  making  the  necessary  trade-offs  receives  insufficient 
attention  by  the  task  force.  Similarly,  the  possible  immediate 
conflict  between  implementing  the  C.O.L.U.C.  report  and  providing 
adequate  housing  for  the  citizens  of  Ontario,  preferably  as  close  as 
possible  to  their  place  of  work,  and  all  of  the  major  implications 
this  raises,  is  given  low  emphasis  relative  to  its  extreme  importance. 

Finally,  it  is  felt  that  some  review  should  have  been  provided  of  the 
extent  to  which  the  implementation  of  the  T.C.R.  concept  might  be  a 
contributory  factor  to  the  planning  problems  which  the  C.O.L.U.C. 
region  suffers  from  at  present,  most  notably,  of  course,  the  lack  of 
serviced  land  and  the  growing  disparities  between  the  cost  of  housing 
and  the  ability  of  our  citizens  to  pay.  Even  though,  as  the  task  force 
notes,  T.C.R.  has  not  been  fully  implemented,  the  possibility  that  its 
partial  implementation  is  a  contributory  factor  to  the  problems  present 
today  cannot  be  discounted.  It  should  be  noted  that  the  most  dramatic 
rises  in  costs  have  occured  since  the  "safety  valves"  provided  by 
developmental  opportunities  north  of  Metro  were  virtually  eliminated 
at  the  beginning  of  this  decade  but  others  were  not  provided  elsewhere. 

We  would,  therefore,  respectfully  suggest  that  the  T.C.R.  concept 
should  be  subjected  to  a  detailed  review  before  any  further  refinement 
of  a  plan  for  the  C.O.L.U.C.  region  is  undertaken.  It  is  essential 
that  this  review  should  be  conducted  by  the  public  and  private  sectors 
together. 


It  is  apparent  that  the  hub  of  the  C.O.L.U.C.  region  is  Metropolitan 
Toronto  and  in  turn  one  of  its  most  vital  parts  is  the  City  itself. 

The  report  seems  to  take  this  problem  ridden  area  for  granted  and  its 
need  for  very  substantial  infusions  of  fiscal  or  other  medium  is  not 
mentioned.  Clearly  the  problems  of  redevelopment,  transportation, 
office  employment,  industrial  relocation  and  the  rehabilitation  of  a 
myriad  of  support  systems  are  matters  of  great  importance  to  the  whole 
region  and  in  many  ways  to  the  Province  as  a  whole.  In  so  far  as  they 
affect  the  region  they  must  be  properly  recognized,  discussed  and 
recommended  upon  in  any  thorough  going  C.O.L.U.C.  report. 


Documentation 


We  were  most  pleased  to  see  that  the  assertions  and  concepts  in  the 
report  were  far  better  documented  than  was  the  case  in  the  T.C.R. 
concept  report.  We  would,  however,  request  that  the  full  data  base, 
assumptions  and  methodologies  used  in  the  study  be  published  so  that 
they  might  be  subjected  to  public  scrutiny. 

The  feasibility  of  the  plan,  which  is  of  basic  concern  to  the  task  force, 
can  only  be  fully  evaluated  if  this  information  is  made  available.  Two 
pertinent  examples  are; the  need  to  examine  the  detailed  assumptions 
concerning  the  level,  timing  and  financing  of  the  diversion  of  growth 
to  the  east  of  Metro  which  each  of  the  2  groups  of  consultants  used 
to  generate  the  allocation  Scenarios  'A'  and  ' B '  (p.ll)  and  the  theo¬ 
retical  bases  on  which  the  task  force  allocated  employment  by  sub¬ 
categories  when  determining  the  preferred  occupational  character  of  the 
C.O.L.U.C.  centres  in  the  mature  state  (p.ll.). 
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d )  Clarification 


While  this  submission  is  directed  more  at  the  principles  inherent  in 
the  task  force  report  than  in  its  details,  we  suggest  that  a  number 
of  areas  need  clarification.  We  do  not  believe  that  it  would  be 
appropriate  to  comb  the  report  and  set  out  here  every  point  that 
should  be  addressed.  We  therefore  give  an  example  that  illustrates 
the  concern  we  have  in  a  number  of  areas. 

In  the  York  Region  the  C.O.L.U.C.  figures  for  population  correspond 
neither  to  the  Regional  Municipality's  own  allocations  nor  to  the 
revised  T.C.R.  figures.  If  the  maximum  population  of  416,000  includes 

O.H.A.P.  areas,  as  it  appears  to  do,  a  substantial  reallocation 
of  population  within  and  between  area  municipalities  will  have  to 
take  place  if  both  C.O.L.U.C.  and  O.H.A.P.  are  to  be  complied  with. 

This  would  necessitate  changes  in  the  development  plans  of  municipalities 
in  the  Region,  some  of  which  are  far  advanced. 

More  specifically,  we  would  believe  that  the  clarification  or 
substantiation  of  the  employment  level  allocated  to  Aurora-Newmarket 
would  make  the  report  more  understandable.  The  report  sets  this  at 
78,000,  including  58,000  in  service  industries,  to  support  a 
population  of  only  75,000.  While  recognizing  that  the  2  municipalities 
provide  a  service  function  for  a  large  rural  area,  we  find  it  difficult 
to  rationalize  the  high  service  employment  allocation  especially  when 
the  considerable  influence  of  Barrie,  an  influence  likely  to  increase, 
is  considered. 


13. 


e)  Housing 

Being  especially  concerned  with  the  level  and  location  of  residential 
development,  we  were  seriously  concerned  at  the  scant  attention  paid 
to  housing  by  the  task  force.  In  particular  we  feel  that  correction 
of  the  existing  housing  deficiencies  and  raising  housing  completions 
to  adequate  levels  should  be  regarded  as  a  major  priority  in  the 
Province*  For  a  number  of  reasons  we  consider  that  this  problem  can 
only  be  expeditiously  rectified  if  development  is  liberated 
throughout  the  C.O.L.U.C.  region.  Of  even  more  concern,  is  the  strong 
possibility  that  if  artificial  constraints  were  imposed  west  and  north 
of  Metro,  existing  problems  might  even  be  considerably  compounded. 
Since  the  Metro-Hamil ton  axis  possesses  'hard'  and  'soft'  services  in 
the  quantity  to  accommodate  substantial  population  additions  without 

major  infrastructural  expenditures  and,  since  employment  opportunities 
would  be  exceedingly  difficult  to  create  in  the  quantities  required 
east  of  Metro,  it  would  seem  expedient  and,  even,  necessary  to  locate 
the  vast  majority  of  these  units  at  least  in  the  short  term,  in 
areas  where  services  are  now  or  can  very  rapidly  be  provided.  At  the 
same  time  it  is  essential  that  the  Province  and  the  Municipalities 
vigorously  expedite  the  provision  of  hard  and  soft  infrastructural 
elements  to  the  north  and  east  so  that  as  many  areas  as  possible  will 
be  able  to  accept  development  in  the  shortest  possible  time. 

We  have  stated  throughout  this  brief,  and  indeed  have  stressed  such 
a  philosophy  for  at  least  a  decade,  that  the  public  and  private 
sectors  must  work  in  concert  as  a  real  partnership.  To  do  otherwise 
will  not,  in  either  the  short  or  long  term,  be  of  optimum  benefit  to 
the  people  of  Ontario.  The  private  sector  continues  to  stand  ready 
to  meaningfully  discuss  this  concept  in  detail  with  the  Government. 


See  also  Appendix  "B" 
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It  is  recognized  that  the  Province  and  the  municipalities  may  not  be 
able  to  raise  all  the  funds  necessary  to  "open  up"  all  the  areas  that 
are  and  will  be  required  if  the  developmental  energies  of  the  economy 
are  to  be  optimized.  Private  capital  has  been  available  and  utilized 
for  major  infrastructural  projects  in  the  past  and  the  development 
industry  re-affirms  its  willingness  to  raise  capital,  or  assist  in 
other  ways  for  this  purpose  in  the  future. 

In  essence  the  U.D.I.  holds  the  very  strong  view  that  unnecessary 
restrictions  have  been  the  major  cause  of  escalating  prices  in  the 
housing  field.  It  is  therefore  essential  to  increase  the  amount  of 
serviced  land  available  for  building  construction  as  quickly  as 
possible.  In  all  areas  deemed  appropriate  for  urbanization, development 
should  be  permitted.  The  maxim  should  be,  problems  are  to  be  solved 
not  used  as  an  excuse  for  inactivity  or  as  road  blocks  to  prevent 
development.  Planning  must  recognize  the  urgency  of  short  range 
action  as  well  as  the  necessity  of  long  term  goals,  objectives,  etc. 
Clearly  the  former  must  not  frustrate  the  latter  but  action  to  solve 
serious  problems  may  require  prudent  interim  adjustments  to  accommo¬ 
date  reasonable  solutions.  It  is,  for  instance,  suggested  that 
because  a  major  thrust  is  required  in  one  area  other  areas  should  not 
be  curtailed  if  non-governmental  funds  can  be  utilized  to  keep  the 
dynamic  of  the  area  alive  and  by  so  doing  provide  the  accommodation 
so  urgently  needed  by  our  citizens. 
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The  resolution  of  these  dilemmas  will  be  critical  to  the  evaluation 
of  compatible  short  and  long  term  goals  for  the  C.O.L.U.C.  region. 


f )  Agriculture 

The  Urban  Development  Institute  is  cognizant  of  the  growing  need  to 
preserve  as  much  useable  agricultural  land  as  possible.  It  offers 
however,  some  observations  in  regard  to  this  matter. 

The  amount  of  valuable  agricultural  land  actually  used  for  urban 
development  each  year  is  relatively  small.  However  a  significant 
and  much  larger  amount  is  not  used  for  agricultural  purposes  within 
the  T.C.R.  There  are  many  reasons  for  this  unfortunate  situation 
and  they  have  been  addressed  in  a  number  of  documents  over  the  years. 
Land  speculation  and  "hobby  farming"  are  two  that  the  Institute  believes 
are  particularly  important.  These  should,  we  believe,  be  given 
continuing  and  intensive  study  to  provide  satisfactory  solutions  to  the 
problems  they  present.  It  should  also  be  noted,  again,  that  in  some 
rural  areas  at  least  "consents"  have  and  are  disrupting  agricultural 
cormunities  more  than  planned  subdivisions. 

Large  areas  of  potentially  valuable  agricultural  land,  which  are  not 
likely  to  be  required  for  urban  development  in  the  foreseeable  future, 
are  not  being  effectively  utilized  for  agricultural  production.  Clearly 
this  serious  problem  must  be  addressed  with  dispatch  and  positive 
measures  taken  to  bring  them  into  appropriate  useage. 
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The  public  is  rightly  concerned  to  preserve  agricultural  land  and 
frequently  argues  to  prevent  its  use  for  urban  purposes.  It  is 
less  determined  in  its  efforts  to  ensure  that  valuable  agricultural 
land  withheld  from  urban  development  is  actually  used  for  agricul¬ 
tural  production.  A  resolution  of  this  one  sided  attitude  is 
appropriate  but  it  will  not  be  easy. 

The  policies  relating  to  this  matter  in  the  C.O.L.U.C.  report  bear, 
we  believe,  further  study  to  ensure  that  they  are  really  viable. 

This  particularly  applies  to  a  number  of  areas  designated  in  "stripes" 
on  Fi gure  1 1 . 

g )  Scale  and  Timing  of  Development 

The  report  asks  if  the  magnitude  of  the  population  ultimately 
envisaged  for  the  region  is  appropriate.  We  agree  with  the  task 
force  that  the  existing  infrastructure  and  economic  momentum  of 
the  C.O.L.U.C.  area  enables  it  to  absorb  large  numbers  of  people 
relatively  easily  and  economically  and  that  the  momentum  is  so 
great  that  it  would  be  exceedingly  difficult  to  accomplish  a  major 
redirection.  Furthermore,  we  consider  that  a  mature  state  population 
of  even  8,000,000  is  not  unduly  great  for  an  area  of  this  size 
providing  an  efficient  and  well  structured  urban  system  is  planned. 

There  is  no  evidence  to  prove  that  a  well  planned  urban  system  with 
a  sufficiently  integrated  open  space  network  plus  logically  ordered 
hard  and  soft  infrastructural  elements  can  not  provide  an  exciting 
sympathetic  and  economic  environment. 
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Actually,  the  same  considerations  apply  to  this  issue  as  to  the  task 
force's  question  of  whether  or  not  it  tried  to  plan  too  far  ahead.  As 
long  as  a  plan  is  evolved  which  is  inherently  adaptable  to  changing 
demographic,  economic  and  political  characteristics,  we  believe  that 
the  benefits  of  having  a  long-term  vision  of  the  mature  state  condition 
are  important  enough  to  warrant  the  consideration  that  the  inclusion 
of  this  is  a  necessary  and  integral  part  of  the  regional  planning  program. 

In  keeping  with  this  notion  it  is  important  to  ensure  that  within  an 
overall  long-range  framework  certain  component  parts  remain  flexible. 

For  instance  we  believe  that  the  Parkway  Belt,  population  figures 
and  the  detailed  timing  of  some  elements  should  not  be  so  entrenched 
in  the  plan  that  they  cannot  be  modified  to  reflect  practical  circum¬ 
stances  and  conditions  of  the  future.  We  also  suggest  that  the 
distribution  of  population  within  the  region  should  not  be  targeted 
by  years,  but  by  overall  population  levels  in  the  area  so  that  any 
redistribution  of  population  is  related  to  the  rate  of  population 
growth. 

Above  all,  it  is  imperative  that  the  success  of  the  policies  being 
pursued  and  their  relation  to  pervading  market  forces  be  constantly 
monitored  and  the  targets  and  policies  being  pursued  be  revised,  if 
necessary,  in  the  light  of  these  periodic  evaluations. 

In  regard  to  the  timing  of  development  the  report  does  not  sufficiently 
consider  or  at  least  discuss  (p.26)  the  problems  presently  associated 
with  the  lack  of  development  being  permitted  by  certain  municipalities 
in  strategic  locations  within  the  region.  We  believe  that  the  citizens 
and  those  elected  to  represent  them  in  local  matters  should  be  afforded 
an  adequate  opportunity  to  ensure  that  their  area  is  not  socially 
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disrupted  and  that  their  financial  viability  is  not  unreasonably 
disturbed.  However  we  also  believe  that  the  growth  of  the  region 
as  a  whole  should  not  be  unreasonably  thwarted  or  distorted  for  the 
benefit  of  a  few.  A  balance  must  be  maintained.  And,  substantial 
Provincial  investments,  such  as  the  South  Peel  water  and  sewage 
scheme,  must  be  optimized. 

We  suggest  that  where  the  implementation  of  the  plan  requires  growth 
Provincial  incentives  must  be  sufficiently  attractive  to  make  them 
irresitible  and  disincentives,  such  as  static  grants,  sufficiently 
unpleasant  as  to  make  growth  desirable.  In  addition  the  plan  must 
contain  contingency  provisions  so  that  if  for  one  reason  or  another 
growth  does  not  take  place  in  one  sector  it  can  be  swiftly  re-allocated 
to  an  area  or  areas  willing  and  able  to  accumulate  additional  population. 

Finally,  in  respect  of  housing  in  this  subsection,  we  believe  that  the 
Province  must  formulate  and  publish  a  viable  housing  policy  so  that  the 
public  and  private  sectors  know  what  is  expected  of  them  in  both  the 
short  and  long  term.  In  this  regard  a  minimum  annual  housing  produc¬ 
tion  target  should  be  set  for  each  municipality  and  very  strong 
measures  taken  to  ensure  that  the  figure  is  reached.  It  is  essential 
therefore  that  the  Province,  in  concert  where  appropriate  with  the 
Federal  Government  and  Municipalities  and  in  association  with  private 
industry  plan  carefully  for  and  announce  the  details  of  such  a  program. 
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4.  FEASIBILITY 

Perhaps  the  fundamental  issue  raised  by  the  task  force  is  whether  or  not  the 
mature  state  plan,  and  its  intermediate  stages,  for  the  C.O.L.U.C.  region  is 
feasible,  requiring,  as  it  does,  a  basic  alteration  in  the  spatial  pattern 
of  economic  activity  and  population  distribution  within  the  region. 

Of  course,  given  the  required  level  of  government  control  and  financial 
assistance,  a  variety  of  different  plans  for  the  region  could  be  realized. 

We  paranthetical ly  note,  however,  that  even  the  most  forceful  government 
intervention  in  other  parts  of  the  world  has  not  always  been  able  to  achieve 
drastic  changes  to  the  direction  of  growth.  The  more  pertinent  question  is 
whether  the  achievement  of  this  concept  lies  within  the  financial  capability 
of  the  public  and  private  sectors  and  whether  the  expenditure  of  the  govern¬ 
ment  funds  necessary  represents  a  desirable  and  supportable  investment  by  the 
Province.  In  restating  the  issue  in  these  terms,  we  find  it  particularly 
unfortunate  that  the  task  force  made  no  attempt  to  define  the  financial 
commitment  required  by  the  Province  to  achieve  either  the  'mature  state 
preferences'  or  the  interim  scenario  alternatives.  In  principle  we  support 
the  'go-east'  policy  but  not  by  constraining  growth  elsewhere. 

However  in  order  to  comment  intelligently  upon  its  feasibility,  and  in 
particular  its  feasibility  at  various  stages  and  levels  of  intensity,  it 
is  imperative  that  some  impression  be  given  of  the  order  of  magnitude  of 
funds  required.  Only  then  can  the  potential  benefits  be  weighed  against  the 
likely  costs  and  this  expenditure  of  funds  be  compared  to  alternative 
expenditures  by  the  provincial  government.  The  real  issue  is  not  whether  this 
represents  an  appropriate  area  of  expenditures  by  the  Province  but  what  the 
'opportunity  cost'  of  that  investment  will  be,  remembering  the  many  other 
social  responsibilities  which  government  has. 
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In  general  we  believe  that  a  plan  of  the  magnitude  represented  in  the 
C.O.L.U.C.  document  must  throughout  be  backed  up  by  sufficient  economic 
and  financial  data  to  at  least  demonstrate  that  it  is  feasible  and  will 
not  strain  the  resources  of  both  the  public  and  private  sectors  to  an 
unreasonable  degree.  It  is  not  inappropriate  to  chart  new  courses  into 
uncharted  waters  but  it  is  less  than  reasonable  not  to  state  what  the 
financial  and  other  costs  are  likely  to  be. 

As  an  overview,  we  feel  that  the  major  redirection  of  economic  growth  within 
the  region  implied  by  the  1986  population  targets  will  be  difficult  to  achieve. 

At  least  2  major  reasons  lie  behind  this  view.  The  first  is  the  economic 
momentum  in  the  Toronto-Hami 1  ton  axis  and  the  advantages  for  both  industry  and 
citizens  of  location  within  this  axis.  The  locational  advantages  for  industry 
can  only  be  increased  as  the  industrial  developments  in  the  Regional  Municipality 
of  Haldimand-Norfol k  gain  momentum.  Secondly,  we  believe  that  the  provision  of 
housing  should  be  regarded  as  the  overriding  goal  of  provincial  planning  until 
a  stable  and  adequate  market  can  be  re-established.  The  magnitude  of  the 
present  deficiencies  and  problems  suggest  that  this  may  not  be  achieved  for 
several  years.  Housing  must,  therefore,  be  built  where  the  infrastructural 
and  employment  facilities  exist  or  can  readily  be  provided. 

Furthermore,  we  do  not  consider  that  additional  actions  should  be  taken  to 
effect  a  major  alteration  in  the  pattern  of  development  at  this  time  since  we 
would  respectfully  suggest  that  the  provincial  government  does  not  appear  to 
possess  an  adequate  understanding  of  the  economic  and  social  forces  shaping 
the  level  and  location  of  development  in  the  C.O.L.U.C.  region.  It  is  only 
by  such  an  understanding  that  the  opportunities  for  government  intervention 
(whether  control  or  incentives)  or  the  effects  of  alternative  interventionist 
policies  can  be  adequately  assessed.  While  the  task  force  claims  to  have 
developed  a  model  of  the  region  against  which  the  potential  impact  of 
alternative  policies  can  be  assessed,  we  do  not  feel  than  an  operational 
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or  sufficiently  detailed  model  has  really  been  developed.  A  demonstrated 
understanding  of  the  opportunities  and  constraints  offered  or  imposed  by 
pervading  market  forces  is  indispensable  to  the  development  of  feasible 
targets  for  the  redirection  of  economic  activity  or  for  appropriate  programs 
to  assist  in  the  realisation  of  those  objectives.  In  achieving  this  under¬ 
standing,  discussions  between  the  task  force  and  representatives  of  private 
industry  might  have  proved  extremely  useful  to  the  team. 

Since  the  necessary  technical  studies  have  yet  to  be  performed,  we  would  suggest 
that  the  report  should  be  regarded  as  premature  and  the  feasibility  of  its 
targets  impossible  to  determine.  Section  3  of  the  report  documents  well  the 
types  of  studies  which  should  be  commissioned  and,  we  believe,  these  should  be 
immediately  undertaken  and  the  report  not  be  adopted  until  these  studies 
demonstrate  the  difficulties  and  financial  costs  of  achieving  these  targets. 

This  would  permit  a  more  informed  appraisal  of  the  plan  by  government,  industry 
and  citizens  alike.  It  would  also  minimize  the  possibility  of  industries  being 
channelled,  by  direct  or  indirect  controls,  to  areas  which  do  not  provide  the 
locational  factors  needed  by  those  industries  to  operate  in  an  efficient  and 
profitable  manner.  Business  failures  or  complaints  by  businesses  that 
locations  are  sub-optimal  will  both  have  negative  effects  upon  the  Provincial 
economy  and  deter  other  industries  from  moving  to  the  eastern  areas  of  the 
C.O.L.U.C.  region,  even  though  an  eastern  location  might  be  more  appropriate 
to  their  requirements  than  it  was  to  earlier  industries. 

A  better  understanding  of  current  opportunities  and  constraints  to  the  redir¬ 
ection  of  development  should  also  assist  in  framing  policies  to  achieve  the 
transition  stage  between  present  and  targeted  growth  patterns  which,  at  the 
same  time,  will  not  by  their  very  nature,  reduce  the  overall  level  of  economic 
development  in  the  region  or  compound  existing  problems  such  as  the  housing 
shortage.  The  development  of  a  smooth  transition  stage  where  short  term 
objectives  do  not  have  to  be  overly  compromised  for  long  term  goals  is,  we 
feel,  a  major  challenge  to  any  further  elaboration  of  a  plan  for  the  C.O.L.U.C. 
region. 
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This  introduces  the  other  major  issue  in  the  report  of  how  the  policies  for 
the  region  should  be  implemented.  Essentially  there  are  two  approaches  the 
provincial  government  can  pursue,  that  of  control  upon  development  to  the 
west  and  north  of  Metro  and  that  of  incentives  to  locate  east  of  Metro,  with 
a  whole  spectrum  of  combinations  of  the  2. 

It  would  be  our  hope  that  any  redirection  could  be  achieved  without,  of  itself, 
reducing  the  sum  total  of  development  in  the  region,  or,  indeed,  in  the  Province 
and  without  causing  or  compounding  short-term  problems.  Consequently,  we  are 
fearful  of  the  Province  seeking  to  achieve  these  targets  by  placing  undue 
physical  controls  upon  the  level  or  location  of  development  to  the  west  and 
north  of  Metro.  Rather,  we  would  favour  an  approach  whereby  the  Province 
attempted  to  create  opportunities  for  development  east  of  Metro  so  preserving 
locational  decisions  in  a  free  market  framework  but  attempting  to  alter  the 
characteristics  of  that  framework  to  make  it  more  attractive  for  industry  to 
locate  in  areas  east  of  Metro  than  is  presently  the  case.  As  we  have 
previously  stated  with  regard  to  residential  development,  we  feel  that 
provincial  activity  should  be  directed  toward  establishing  the  infrastruc¬ 
tural  requirements  of  development  and,  then,  we  believe,  private  industry 
will  adequately  respond  to  these  opportunities.  For  the  development  industry 
this  may  mean  the  provision  of  trunk  services,  for  a  service  industry  it  may 
mean  the  development  of  telecommunications  systems  or  fostering  small  business 
services.  It  is  important  that  the  existing  constraints  be  identified  and  the 
necessary  remedial  actions  be  taken,  where  feasible. 

We  also  feel  that  undue  constraints  upon  development  west  and  north  of  Metro 
could  both  negatively  effect  the  Provincial  economy  and  not  necessarily  result 
in  a  diversion  of  growth  to  the  east  of  Metro.  The  task  force  seems  to  regard 
the  amount  of  economic  development  which  will  take  place  in  the  region  as  a 
constant  commodity  upon  which  allocations  can  be  imposed.  We  would  suggest 
that  this  is  not  the  case.  The  report  recognizes  that  industry  locates  where 
it  is  most  advantageous  for  it  to  do  so  but  ignores  the  2  possibilities  that 
industry  may  not  locate  at  all  unless  able  to  do  so  where  it  wishes  and  will 
not  prosper  and  expand  if  it  is  directed  to  a  suboptimal  location. 
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We  reiterate  that  any  policy  must  be  very  sensitive  to  the  needs  of  industry. 

This  may  well  be  best  accomplished  by  conferring  with  industry  to  elicit  the 
reasons  for  resistance, to  date,  to  a  location  east  of  Metro  and  the  problems  which 

industry  believes  it  will  face.  Policies  can  then  be  directed  to  alleviating 
or  removing  these  problems.  We  emphasize  that  it  is  our  strong  feeling  that 
these  targets  are  better  achieved  by  creating  opportunities  through  the  form 
of  infrastructural  improvements  than  by  incentives,  behind  which  inefficient 
industry  can  shelter.  An  added  problem  with  taking  the  incentive  approach  is 
that,  as  the  task  force  notes,  it  might  be  very  difficult  to  justify  giving 
special  incentives  to  industry  to  locate  in  what  is  still,  relatively,  a  very 
prosperous  part  of  the  Province. 


A  major  possibility  for  stimulating  eastern  development,  especially  in  the 
higher  order  service  sectors  where  the  employment  targets  are  likely  to  be 
the  most  difficult  to  achieve,  is  the  relocation  of  a  significant  amount  of 
the  Toronto-based  Provincial  and  Federal  government  employment.  Detailed 
studies  will  be  required  to  determine  precisely  the  opportunities  for  reloca¬ 
tion  but  this  would  seem,  intuitively,  to  have  major  potential.  Government 
employment  contains  a  large  number  of  routine,  clerical  tasks  where  the 
personal  contact  which  a  central  location  provides  is  not  critically  required. 
It  would  also  demonstrate  a  firm  commitment  on  the  part  of  the  government  to 
decentralization  and  possibly  result  in  similar  moves  by  the  private  sector. 
Such  an  example  was  very  effectively  set  by  the  British  government  in  its 
efforts  to  decentralize  development  from  inner  London  and  south-east  England. 
We  would  suggest  that  this  receive  major  attention  in  any  future  studies 
conducted  by  the  Province. 
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It  is  unlikely  that  any  new  community  will  be  entirely  based  on  employment 
opportunities  in  a  single  industry.  It  might  be  however,  that  one  group 
of  industries  could  dominate  an  area  if  sufficient  care  is  not  taken  to 
ensure  that  a  variety  of  jobs  are  provided.  We  believe  that  the  social, 
economic  and  transportation  imbalances  inherent  in  a  community  being 
founded  on  one  industry  or  one  group  of  related  industries  must  be  avoided 
and  the  economic  policies  of  the  C.O.L.U.C.  plan  should  be  cognizant  of 
this  danger. 

Finally,  in  this  section,  we  respectfully  caution  the  government  against 
any  notion  that  the  thrust  of  development  in  any  particular  area  should 
be  entirely  by  the  public  sector.  The  pro's  and  cons  of  public  land  banks 
and  their  development  have  been  argued  by  this  Institute  and  others  on  a 
number  of  occasions.  We  do  not  believe  that  this  brief  is  the  appropriate 
place  to  state  them  again.  We  stress,  however,  that  if  there  is  to  be  a 
meaningful  partnership  between  the  public  and  private  sectors  in  the 
development  of  this  great  region  there  must  be  a  reasonable  relationship 
in  the  activities  of  the  two  in  the  provision  of  accommodation.  If  there  is 
not  the  public  sector's  activities  may  actually  be  a  disincentive  to  the 
vigorous  efforts  of  private  industry. 


5.  CONCLUSION 

In  conclusion,  therefore,  while  we  sincerely  commend  the  government  upon  its 
attempts  to  define  a  more  detailed  and  substantiated  structure  plan  for  the 
C.O.L.U.C.  region,  we  do  not  feel  that  the  task  force  report  is  in  a  sufficiently 
complete  form  to  warrant  its  adoption  as  government  policy  and  a  standard  to 
which  plans  at  lower  levels  will  be  expected  to  conform.  Our  essential  reser¬ 
vations  are  that;  the  plan  is  premature,  not  being  based  upon  adequate 
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technical  studies;  it  has  been  evolved  without  the  necessary  input  from  the 
private  sector;  it  contains  no  estimates  of  the  financial  commitments  necessary 
from  the  provincial  government,  principally,  and  the  private  sector  and,  hence, 
the  feasibility  of  its  targets  cannot  be  determined;  it  contains  a  number  of 
inconsistencies  with  T.C.R.  concept  present  provincial  and  federal  programs  and 
actions,  and  the  plans  of  some  Regional  municipalities. 

We  hope,  however,  that  we  have  provided  some  suggestions  on  the  research, 
studies  and  discussions  which  should  now  ensue  as  a  basis  for  a  more  substan¬ 
tiate  detailed  plan  for  the  C.O.L.U.C.  region.  We  most  certainly  hold  our¬ 
selves  ready  to  assist  with  these  further  studies  and  refinements  in  whatever 
way  we  can. 

In  the  short-term  it  is  hoped  that  the  provincial  government  will  permit  and 
encourage  private  industry  to  alleviate  the  existing  housing  problems  in  those 
areas  which  have  the  infrastructural  capacity  to  absorb  immediate  development. 

To  this  end,  we  would  respectfully  suggest  that  the  province  should  state  that 
C.O.L.U.C.  report  is  not  now  official  policy  lest  it  be  used  by  staff  and  poli¬ 
ticians  to  provide  the  basic  guidelines  for  the  control  of  the  development  process. 

In  closing  may  we  reiterate  our  appreciation  for  the  opportunity  of  making  this 
submission,  reaffirm  our  willingness  to  provide  any  desired  elaboration  on 
these  points  and  to  assist  the  provincial  government  in  any  further  deliberations 
on  the  region's  future  so  that  we  may  work  in  cooperation  to  achieve  an  orderly 
and  efficient  settlement  pattern. 
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APPENDIX  'A' 


SOME  INCONSISTENCIES 


The  C.O.L.U.C.  report,  page  48,  suggests  that  a  number  of  government 
actions  since  1970  have  not  been  supportive  of  the  T.C.R.  concept.  These 
may  have  occured  because  the  concept  itself  was  "so  general  that  important 
issues  arising  from  it  tended  to  be  blurred"  or  because  the  implications  of 
some  of  the  policies  were  not  founded  on  a  sufficient  appreciation  of  the 
dynamics  of  the  area  and  were  thus  counter  productive. 

These  included 

a)  The  Central  York  Servicing  Scheme 

b)  The  designation  of  certain  areas  under  the  Housing  Action  Program 

c)  The  Georgetown  GO  service 

d)  Some  of  the  new  municipal  boundaries 

e)  The  federally-sponsored  Barrie  commuter  rail  service 

f)  The  location  of  the  Provincial  land  holdings  for  the  new  community  of 

North  Pickering,  notwithstanding  the  fact  that  at  least  the  first 
stage  of  urban  development  in  the  area  is  to  be  in  the  eastern  part 
of  the  property. 

In  addition  to  the  list  provided  in  the  C.O.L.U.C.  report  itself  some  other 
inconsistencies  should  be  noted  if  the  C.O.L.U.C.  proposals  are  intended  to 
reflect  the  policies  of  the  T.C.R.  concept. 

There  are  for  instance  a  number  of  areas  which  have  been  designated  in  local 
Official  Plans  for  urban  uses  and  indeed  in  some  of  these  proposed  plans  of 
subdivision  have  been  granted  "draft  approval".  The  C.O.L.U.C.  report  indicates 
these  areas  for  Agricultural  or  partly  Agricultural  use. 
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RECOMMENDED  MEASURES  TO  INCREASE 
THE  PRODUCTION  OF 

PRIVATELY  DEVELOPED  HOUSING  IN  ONTARIO 


The  Urban  Development  Institute  recognizes  that  the  Ontario  Government, 
particularly  through  the  Ministry  of  Housing,  has  been  making  sincere  efforts 
to  solve  the  pressing;  problem  of  providing  a  continued  supply  of  reasonably 
priced  housing  in  the  province’s  larger  urban  areas.  The  following  comments, 
therefore,  will  hopefully  be  received  as  referring  to  governments  in  general, 
and  will  be  accepted  as  an  earnest  attempt  to  explain  the  overall  context 
within  which  we  believe  the  provincial  government  must  now  view  its  continuing 
role,  and  as  the  base  from  which  it  must  move  if  the  province’s  on-going 
housing  problems  are  to  be  solved. 

For  some  time,  governments  have  in  varying  degrees  used  the  housing 
industry  as: 

1.  A  fiscal  tool  for  stimulating  or  dampening  the  economy.  This 
has  forced  the  industry  into  repeated  cycles  of  excessively  high  and 
excessively  low  activity,  which  have  kept  it  from  being  able  to  effectively 
plan  its  production  on  any  rational  long-term  basis;  have  driven  many 
smaller  companies  out  of  the  business  or  forced  them  to  amalgamate  for 
survival;  have  weakened  public  confidence  in  the  industry;  and  have 
created  inefficiencies  and  extra  costs  that  have  added  unnecessarily  to 
consumer  prices.  Also,  many  of  the  restrictive  measures  that  have  been 
passed  to  counter  temporarily  high  situations  have  tended  to  become  permanent, 
with  the  result  that  it  has  become  increasingly  difficult  for  the  industry  to 
regenerate  its  activities  following  depressed  periods. 
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2.  A  scapegoat  for  the  growing  public  unrest  over  the  problems 
arising  from  urban  change  and  growth.  This  has  given  rise  to  a  succession 
of  restraints  and  regulations  on  the  industry  to  assuage  these  public 
concerns,  whose  net  effect  has  been  to  paint  the  housing  development 
industry  into  a  corner  where  its  products  have  been  priced  beyond  the 
reach  of  the  average  family,  and  where  governments  have  then  found 
themselves  trying  to  fill  the  growing  gap  by  publicly  sponsored  and/or 
subsidized  programs . 

While  the  foregoing  applies  to  all  types  of  housing,  it  is  especially 

true  in  the  case  of  rental  accommodation. 

The  rationale  behind  this  trend  has  been  the  misconception,  which  has 
been  allowed  to  gain  widespread  public  credence,  that  since  private  developers 
are  ftonly  interested  in  making  money”,  what  they  do  is  not  for  ”the  public 
good”,  and  they  therefore  need  and  deserve  to  be  legislatively  chastised, 
penalized  and  controlled  —  whereas  government  institutions  exist  solely 
for  the  public  good  and  are  therefore  preferred  instruments  for  carrying  out 
housing  and  development  programs;  and  that  while  government  sponsored  or 
supported  programs  are  regarded  as  ”less  costly”  because  their  various  levels 
of  subsidization  are  either  overlooked  or  ignored,  the  higher  prices  in  the 
private  sector  are  due  to  "profiteering”. 

As  the  result  of  the  foregoing,  our  governments  now  find  themselves 
in  an  ironic  position: 

—  Canadians  generally,  and  Ontarians  in  particular,  are  on  average 
amongst  the  best  housed  people  in  the  world,  and  at  least  95  percent  of 
this  housing  has  been  produced  by  the  private  industry; 
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—  Ontario1 s  continuing  housing  needs  could  not  possibly  be  met 
without  the  private  industry  continuing  to  provide  the  great  bulk  of 
production  for  the  foreseeable  future; 

—  Therefore,  government  incentives  and/or  reduction  of 
restrictions  (and  in  some  cases  total  removal),  to  encourage  the 
private  industry1 s  cooperation  and  participation  will  be  essential; 
which  means  that  if  governments  want  to  meet  their  housing  objectives 
they  will  have  to  go  to  the  people  to  explain  why  such  measures  are 
necessary  for  the  legitimate  "public  good". 

Following  are  a  number  of  steps  that  we  believe  should  be 
considered  by  the  Government  of  Ontario,  in  order  to  enable  the  province^ 

private  housing  development  industry  to  gear  up  to  the  levels  of  production 

that  will  be  required  to  meet  the  desired  housing  goals: 

1.  Undertake  an  immediate  public -education  program  on  the  tnje 
nature  of  the  relationship  of  private  industry  (not  only  development) 
to  the  general  "public  good":  i.e.  —  the  economy  cannot  be  healthy  as 
long  as  industry  is  depressed. 

2.  Introduce  an  immediate  five-year  suspension  of  all  further 
government  expenditures  on  land  banking.  Available  funds  should  be  used 
instead  for 

a)  *  servicing  lands  in  advance  of  need  to  assure  an  adequate 
oversupply  to  stabilize  prices; 

b)  municipal  grants  to  remove  the  need  for  municipal  imposts  for 
soft  services;  and 

c)  stabilizing  interest  rates . 

. . . .  / 
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3.  Use  government  funds  for  mortgage  money  only  as  a  last  resort; 
instead,  use  the  funds  as  indicated  in  (2). 

4.  a)  Modify  the  land  transfer  tax. 

b)  Modify  the  land  speculation  tax. 

Both  of  these  taxes  have  accomplished  their  stated  purposes, 
and  they  should  now  be  modified  to  help  rebuild  public  and  investor 
confidence . 

5.  a)  Reject  rent  controls  as  a  form  of  housing  policy. 

b)  Make  a  public  statement  to  this  effect,  explaining  the 
disadvantages  of  such  measures  to  "the  public  benefit"  as  outlined  in 
the  Report  on  the  Ontario  Government’s  Advisory  Task  Force  on  Housing 
Policy  of  1973.  (See  attached  copy.) 

Added  to  this  should  be  a  final  reason  to  the  effect  that: 

The  provincial  government  does  not  believe  in  imposing 
discriminatory  legislation  against  selected  members  of  the  public  in 

order  to  help  others  who  may  or  may  not  require  or  deserve  to  be  assisted 

in  this  manner.  The  provincial  government  believes  instead  in  directly 

assisting  those  with  genuine  need  through  rent  or  income  supplements 

provided  by  the  public  at  large  through  general  revenues . 

6.  The  nature  of  the  development  and  construction  processes  are 
such  that  there  is  little  likelihood  of  housing  ever  being  relatively  less 
expensive  than  it  is  today,  compared  with  other  commodities  or  average 
incomes.  In  order  to  help  generate  greater  enthusiasm  and  confidence  in 
the  housing  market,  the  government  should  embark  on  an  education  program 
to  make  this  plain  to  the  public. 
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7.  The  Provincial  Government  should  develop  a  clear  policy  on 
imposts  and  dedications,  so  that  the  new  buyer  or  renter  can  be  relieved 
of  their  currently  punitive  effect  in  many  municipalities.  Developers 
should  be  required  to  pay  only  for  hard  services  related  directly  to 
development  projects,  with  soft  services  being  provided  by  all  taxpayers 
in  each  municipality,  or  through  provincial  grants. 

8.  The  province  should  announce  that  henceforth  any  increases 
in  municipal  grants  will  be  tied  to  acceptance  of  new  development, 
proportionate  to  provincially  established  rates  of  growth. 

9.  The  inequitable  assessment  rates  for  apartments  should  be 
reviewed  and  brought  into  line  immediately,  rather  than  waiting  for  the 
entire  re-assessment  process  to  be  completed  in  1977. 

10.  The  provincial  government  should  institute  a  mandamus  procedure 
for  zonings  and  subdivision  approvals,  to  allow  the  rule  of  law  to  transcend 
unreasonable  political  or  bureaucratic  impediments,  such  as  the  over-planning 
and  over-discussing  with  public  groups  that  are  currently  hamstringing 
development  in  many  areas . 

11.  The  government  should  reduce  provincial  sales  taxes  by  $700  per 
unit  as  per  the  HUDAC  recommendation. 

12.  The  cost  impact  of  building  code  requirements  should  be  examined, 
with  a  view  to  reducing  them  wherever  possible,  especially  in  the  extremely 
costly  area  of  excessive  smoke  controls  in  high  buildings. 

13.  Municipal  property  taxes  should  be  made  deductible  from  income 


taxes . 
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14.  An  incentive  tax  break  should  be  made  available  to  any  lending 
institution  giving  direct  conventional  mortgages  to  builders  for  residential 
purposes  at  preferred  rates. 

15.  To  avoid  the  possibility  of  the  Registered  Home  Ownership  Program 
causing  young  families  to  possibly  delay  home  purchases  for  the  10-year 
period  to  gain  the  full  tax  advantage,  the  concept  should  be  extended  to 
include  prepayment  up  to  the  maximum  of  $10,000  and  subsequent  tax  deductions. 

16.  The  Province  should  insist  to  the  federal  government  that  any 
funds  to  be  made  available  for  land  banking  should  instead  be  used  for 
assisting  the  production  of  housing. 
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ADVISORY  TASK  FORCE  ON  HOUSING  POLICY,  1973 


Rent  Control 

Present  and  anticipated  increases  in  rental  costs  have  generated 
public  support  for  some  form  of  rent  control.  Rent  controls  have  been 
implemented  in  Ontario  (during  war-time)  and  in  other  jurisdictions  in 
response  to  extreme  shortages  of  rental  accommodation,  to  protect  tenant 
interests,  or  to  correct  unusual  situations  in  the  rental  market.  They 
can  yield  the  following  disadvantages,  however: 

a)  A  decline  in  production  of  new  rental  accommodation. 

b)  Landlord  neglect  of  necessary  repairs. 

c)  A  disproportionate  emphasis  on  uncontrolled  units  with 
excessively  high  rents  (in  the  case  of  partial  controls). 

d)  Development  of  a  black  market  in  rental  housing. 

e)  Reduced  mobility  among  housing  tenants. 

f)  Under- occupancy  of  rental  accommodation. 

g)  High  administrative  and  legal  costs. 

h)  The  political  difficulty  of  removing  "temporary”  rent  controls. 

Without  general  price  controls,  which  can  influence  the  cost  of 
producing  rental  housing,  it  is  not  desirable  to  introduce  rent  control. 
Temporary  rent  control  is  seldom  feasible,  and  even  as  a  temporary  measure 
it  is  not  a  practical  method  for  achieving  a  greater  supply  of  rental 
accommodation  at  a  fair  price.  Rents  have  not  increased  at  as  high  a 
rate  as  the  price  of  houses  for  sale,  and  rent  adjustments  may  be  necessary 
to  account  for  apartment  construction  costs  in  order  to  stimulate  new 
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rental  construction. 
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The  primary  aim  should  be  to  increase  the  supply  of  rental  housing. 
The  cost  structure  of  the  existing  rental  housing  stock  is  complex,  and 
would  be  aggravated  by  rent  control.  The  Task  Force  has  not  been  able 
to  examine  the  many  factors  which  have  led  to  the  present  situation  in 
rental  housing,  but  feels  that  rent  control,  introduced  in  the  absence 
of  general  price  controls,  should  not  become  part  of  Provincial  housing 
policy. 
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SUITE  6|$N|STE$  OPTRSA&feIR'fl  EOOflO'WKS  DON  MILLS.  ONTARIO,  M3C1Y8  U  (416)  447-5188 

AND  INTERGOVERNMENTAL  AFFAIRS 


The  Honourable  W.  Darcy  McKeough, 

Treasurer  of  Ontario, 

Ministry  of  Treasury,  Economics  & 

Intergovernmental  Affairs, 

Frost  Building, 

Queen’s  Park, 

Toronto,  Ontario, 

Dear  Sir, 

We  have  pleasure  in  submitting  herewith,  our 
Brief  on  the  COLUC  Task  Force  Report  which  has  been 
prepared  in  an  effort,  whilst  being  candid,  to  be 
constructively  critical  and  helpful.  We  are  grateful  to 
the  Provincial  Government  for  the  opportunity  to  submit 
the  Brief. 


April  14,  1975 


We  believe  those  of  us  who  provide  homes  have, 
in  the  past,  been  severely  handicapped  by  negativism.  Too 
often  has  it  been  a  case  of  "thou  shalt  not"  with  very 
little  positive  help  and  encouragement.  We  believe  the 
Provincial  Government  took  the  first  steps  to  correct  this 
when  they  established  the  Ministry  of  Housing,  but  its 
efforts  are  being  frustrated  by  the  Municipalities.  We  ask 
you  to  do  everything  in  your  power  to  change  this  situation 
and  we  need  not  remind  you,  we  are  sure,  that  your  power  as 
set  out  in  the  Planning  and  Development  Act  1973,  is 
considerable,  if  it  were  used. 

The  Ministry  of  the  Environment  should  be 
considering  how  services  can  be  provided  with  the  minimum 
of  expense  in  the  shortest  possible  time  in  the  maximum 
number  of  places.  It  should  take  reasonable  risks.  It 
should  be  positive,  not  negative. 

Municipalities  should  be  required  by  law  to 
produce  a  plan  for  orderly  growth  in  the  short  term  within 
three  months  and  for  a  ten  year  term  within  a  year.  This 
plan  should  again  be  positive  -  should  encourage  orderly 
growth  and  should  fit  in  with  an  enlightened  policy  for 
growth  from  the  Province. 
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The  Honourable  W.  Darcy  McKeough,  April  14,  1975 

Queen’s  Park, 

Ontario . 


Over  the  last  four  or  five  years  minority  pressure 
groups  have  frustrated  plans  for  growth.  Unless  something  is 
done  to  overcome  this  negative  attitude  there  appears  to  be 
little  value  in  producing  plans  such  as  COLUC .  The  Province 
should  ensure  that  once  there  is  a  plan  and  a  housing  policy 
there  are  positive  forces  for  implementation. 

We  have  been  told  COLUC  is  not  a  statement  of  the 
Provincial  Government  policy.  We  respectfully  suggest  that  a 
positive  statement  on  what  is  government  policy  should  be 
issued  as  soon  as  ever  possible. 

Yours  sincerely, 


R.A.  Wykes 
President 
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